DEPARTMENT OF PLANNING
STAFF REPORT

PLANNING COMMISSION PUBLIC HEARING

DATE OF HEARING: September 17, 2009
ZMOD 2008-0009, Lansdowne Village Greens Sign Plan - Phase 2
DECISION DEADLINE: November 30, 2009
ELECTION DISTRICT: Broad Run PROJECT PLANNER: Ginny Rowen

EXECUTIVE SUMMARY

Saul Centers Inc. of Bethesda, Maryland has submitted an application for a special exception
to modify the applicable provisions of Section 5-1204 of the Revised 1993 Zoning Ordinance
to implement a Comprehensive Sign Plan that proposes changes to the permitted number,
size, location, and illumination of signs within a 3.5 acre portion of the Lansdowne Village
Greens town center. The property is being developed pursuant to ZMAP 2003-0006, ZCPA
2003-0003, and SPEX 2003-0011 (Lansdowne Village Greens), in the PD-TC (Planned
Development — Town Center) zoning district. The entire town center is approximately 57.8
acres in size and is located on the south side of Riverside Parkway, east of Belmont Ridge
Road, and north of Harry Byrd Highway (Route 7) within the Lansdowne development. The
proposed uses in this portion of the town center consist of live/ work units (first floor retail or
office with residential uses or offices above the first floor. The proposed application is an
extension of the sign plan approved in conjunction with the development of the initial “main
street’” component of the town center that was approved in 2006 (ZMOD 2006-0004).

RECOMMENDATION

Staff cannot support approval of the application until the following changes are made:

e the proposed pedestrian directories ( sign type P3), which are not permitted in the
current Ordinance, are removed;
the number of entrance signs are reduced from two to one (sign types P1 & P7);
tenant names are removed from directional signs (sign type P2) and the sign sizes are
reduced;

¢ in-line ground floor signs (type UP5) are limited to a maximum of two signs (condition
recommended);



the number of housekeeping signs (types HT-1, HT-2) and commercial marketing
signs (type M-1) are reduced (condition recommended);

the number of banners are reduced; and

an additional graphic is provided illustrating the appearance of the above-ground floor
tenant signs (type UP2.2) with the in-line ground floor signs (type UP5).

Staff notes that the current sign plan dated April 8, 2009, would need to be revised to
resolve the outstanding staff issues.

SUGGESTED MOTIONS

1.

I move that the Planning Commission forward ZMOD 2008-0009, Lansdowne Village
Greens Sign Plan - Phase 2, to a work session for further discussion.

| move that the Planning Commission forward ZMOD 2008-0009, Lansdowne Village
Greens Sign Plan - Phase 2 to the Board of Supervisors with a recommendation of
denial based on the Findings contained in the staff report

| move that the Planning Commission forward ZMOD 2008-0009, Lansdowne Village
Greens Sign Plan — Phase 2 to the Board of Supervisors with a recommendation of
approval subject to the Conditions of Approval dated August 21, 2009 contained in the
staff report.
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VICINITY MAP

Directions: From Leesburg proceed east on Route 7. Make a left onto Belmont Ridge Road
and proceed north to Promenade Drive. Make a right onto Promenade Drive and

proceed to Diamond Lake Drive. The subject site is on both sides of Diamond
Lake Drive (depicted in yellow).

The area in blue represents the area included in the initial Lansdowne Village Green Sign
Plan that was approved by the Board of Supervisors in 2006 (ZMOD 2006-0004). The area in
yellow represents the location of the proposed signs in the current application.



TABLE OF CONTENTS

1. Application Information.......................coooiiiii e 5
1l. Summary of DISCUSSION .............ccooiiiiiieccee e, 6
lil. FINAINGS ... et e e 6
IV.  Conditions of APProval ..................cc.oociiiiiiiiiieee e, 6
V. ProjECt REVIEW ..........ooiiiiie e 7
A. CONtEXL... ... e 7
B. Summary of Outstanding Issues ....................cc.oooovveiieiiiiiicee, 8
C. Overall ANAlYSIS ...............ooiiiiiiee e 9
D. Zoning Ordinance Criteria for Approval.................c..oocooiiveeveeeee. 16
VI AHACRMENtS ... 19

VIl. Matrix — Comparison of Zoning Ordinances and
Approved Comprehensive SignPlans........................ccccooooiiviiiiiiceee. 20



. APPLICANTS/OWNERS:

REPRESENTATIVE:

PROPOSAL.:

LOCATION:

TAX MAP/PIN #:

ZONING:

Saul Centers

Brian Downie, Vice President

7501 Wisconsin Avenue, Suite 1500
Bethesda, Maryland 20814
301-986-6122

Lansdowne Town Center, LLC
Steven Fritz, Managing Member
3684 Centerview Drive #100
Chantilly, Virginia 20151

Cooley Godward Kronish, LLP

Jeff Nein & Shane Murphy

One Freedom Square, Reston Town Center
11951 Freedom Drive

Reston, Virginia 20190
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A Zoning Ordinance Modification for a sign plan. The
application was accepted on September 24, 2008.

South of Riverside Parkway, east of Belmont Ridge
Road, on both sides of Diamond Lakes Drive

TaxMap /62/K45///PH1/ (part) PIN 113-40-5389
Tax Map /62/K45///PH4/ (part) PIN 113-40-4919
Tax Map /62/K45///PHF/ (part) PIN 113-30-5855
Tax Map /62/K45///PHV/ (part) PIN 113-30-5726
Tax M /62/K45///PHU/ (part) PIN 113-30-7439

PD-TC (Town Center)

SURROUNDING ZONING/LAND USES:

NORTH PD-H3

residential (across Riverside Parkway)

SOUTH PD-TC (Town Center) Undeveloped / Open Space
EAST PD-TC (Town Center) residential (under construction)
WEST PD-TC (Town Center) commercial

ELECTION DISTRICT:  Broad Run



Il. SUMMARY OF DISCUSSION

Topic/lssue Area

Issues Examined and Status

Community
Planning

Number of entrance signs should be reduced to avoid visual clutter
(types P1/ P7).
Status: Unresolved.

Number of in-line retail signs should be limited to avoid visual clutter
(condition recommended).
Status: Resolved with condition.

Limit number of housekeeping signs (types HT-1, HT-2) and commercial
marketing signs to avoid visual clutter (type M-1) (condition
recommended).

Status: Resolved with condition.

Reduce number of light pole banners to avoid visual clutter (type P5.1).
Status: Unresolved

Provide information about landscaping (condition recommended).
Status: Resolved with condition.

Zoning

All signs not permitted by the Zoning Ordinance should be removed from
Sign Plan.
Status: Unresolved.

Tenant names should be removed from directional signs and sign sizes
should be reduced (type P2).
Status: Unresolved.

Provide additional graphic illustrating appearance of above-ground floor
tenant signs (type UP2.2) with in-line ground floor signs (type UP5).
Status: Unresolved.

lll. FINDINGS

1. The application does not conform to the Revised 1993 Zoning Ordinance since it requests
sign types not contained in the Ordinance.

2. The number of entrance signs and banners is excessive.

3. The size and height of the Business Location (directional) signs are excessive.

4. The number of housekeeping / commercial marketing (informational) signs is excessive.

IV. CONDITIONS OF APPROVAL (August 21, 2009)

1. Signs shall be provided in substantial conformance with the Lansdowne Town Center
Comprehensive Sign Plan — Phase 2, prepared by BCT Architects Designers dated April

8, 2009.
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2. Sign materials, colors, size, height, location, and lighting shall be provided in substantial
conformance with the Lansdowne Town Center Comprehensive Sign Plan — Phase 2
prepared by BCT Architects Designers dated April 8, 2009.

3. The number of in-line retail tenant signs shall be limited to a maximum of two signs per
facade.

4. A maximum of five small / large housekeeping (informational) signs, as defined in the
Revised 1993 Zoning Ordinance, and two commercial marketing signs shall be permitted
within the subject site.

5. Individual signs and associated landscaping materials shall be maintained in good
condition, assuring sign legibility and health of landscaped plantings.

6. Lighting for signs will be directed toward the sign and all of the fixtures will be shielded to
not spill upward or reflect or cast glare onto adjacent properties or roads. Animation,
neon lights, and moving lights shall be prohibited.

7. Once a commercial building is either 100 percent leased or sold, all real estate and
marketing signs shall be removed within 30 days following the execution of the lease or
sale of the commercial building.

8. Once a builder has sold all of the units in a residential section, all temporary signs (such
as real estate and marketing signs) located on the lots shall be removed within 30 days.

V. PROJECT REVIEW
A. Context

Saul Centers is requesting a Zoning Ordinance Modification (ZMOD) to permit a
Comprehensive Sign Plan (CSP) pursuant to the provisions of the Revised 1993 Zoning
Ordinance. The subject site, known as Lansdowne Village Greens, is located north of Route
7, east of Belmont Ridge Road, and south of Riverside Parkway and was rezoned to a PD-
TC (Planned Development — Town Center) designation in February 2005 (ZMAP 2003-0006,
ZCPA 2003-0003, SPEX 2003-0011). The 57.8 acre town center was approved for the
development of up to 384,700 square feet of retail, office, and recreational uses and up to
390 residential units.

A Comprehensive Sign Plan for the entire Lansdowne development was approved by the
Board of Supervisors in June 2003 (ZMOD 2002-0004). At that time, the subject site was
zoned for the development of large-scale office uses. Following approval of the Lansdowne
Village Greens rezoning in 2005, a Comprehensive Sign Plan was approved by the Board in
October 2006 (ZMOD 2006-0004) for the “Main Street” portion of the town center (depicted in
blue on the vicinity map). This application proposes to expand the sign plan (initially
approved with ZMOD 2006-0004) to cover the approved live / work units, (consisting of retail,
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office, and residential uses located primarily along Diamond Lake Drive and the adjacent,
undeveloped block on the west side of Diamond Lake Drive (depicted in yellow on the vicinity
map). (See proposed sign types / locations below).

(Note: Plans are not shown to scale)

Signage Type Legend

- Project Entry Monument

Business Location Sign

Pedestnan Dircctory

P5.1 @ Light Pole Bannuis

E@ Project Entry Monument (Residennal)

UP2.2 ® ® ® Above Ground Fluor
Tenam Signs.

UPS NN\ In=hneGround Floor Signg

Sign Types HPL, H12 and M1
are permitted ot various locations

NOTE: The final location of signs shall
substantially conform to the sign plan.

ZMOD 2008-0009

B. Summary of Outstanding Issues

e The proposed pedestrian directories, which are not permitted in the current Ordinance,
should be removed from the sign plan;

e The two proposed entrance signs should be limited to one entrance sign to avoid
visual clutter;

e The number of light-pole banners should be reduced to avoid visual clutter (28
proposed);

e The business location signs (directional signs) cannot list tenant names and the sign
size / height should be reduced significantly;



o Staff has requested a graphic that would depict a front elevation view depicting in-line
ground floor signs combined with above-ground floor tenant signs.

Regarding the outstanding staff issues, the applicant notes that the proposal generally
contains the same or similar modification requests that were included in the original main
street portion of the town center. Staff maintains that the current application, approved for the
development of the live/work units, is a much smaller area (less than 3.5 acres) and intensity
than the main street component of the town center. The predominant uses in this area will be
lower intensity office or residential units over first floor retail / office uses. In general, staff
maintains that the signs for the live/work component should be scaled down from the higher
intensity retail / office areas to the west and further south. This would provide a better
transition to the residential uses immediately to the south and east of the subject site.

C. Overall Analysis
COMPREHENSIVE PLAN

The Lansdowne Town Center CSP — Phase 2 proposes a variety of freestanding signs,
building-mounted signs, and light-pole banners, which:

¢ identify specific areas, tenants, and services,
e provide directional information, and
e provide sales / marketing information to residents and visitors.

The CSP includes sign location maps and detailed renderings depicting the proposed size,
height, design, materials, lighting, and setbacks of the following types of signs:

Project Entry

Business Location

Pedestrian Directory

Light Pole Banners

Above Ground Floor Tenant
In-Line Ground Floor
Housekeeping — Small & Large
Marketing

The applicant has provided a matrix for each of these components comparing the existing
sign regulations contained in the Revised 1993 Zoning Ordinance, versus the proposed signs
for this 3.5 acre portion of the town center (sign plan — pages 2A-2E). The proposal is
consistent with the initial town center sign plan that was previously approved by the Board in
2006 (ZMOD 2006-0004). However, the number of signs / banners proposed for this small
component appears cluttered compared to the sign plan for the main street component.

The property is located within the Ashburn Community of the Suburban Policy Area and is
specifically governed by the Revised General Plan and the Revised Countywide
Transportation Plan (CTP). The Revised General Plan identifies the subject site as suitable
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for Keynote Employment uses. The policies of the Countywide Retail Plan (Retail Plan) also
apply to the site. Within Keynote Employment areas, the Plan envisions that the buildings will
be the prominent feature when viewed from periphery roads. Signage in these areas should
exhibit a high quality of design and materials that complement but do not overwhelm the
buildings themselves.

Staff has identified outstanding issues related to the following issues:

Excessive number of entrance signs (types P1 and P7)

The applicant is proposing two entrance signs at the southwest corner (P1) and southeast
corner (P7) of Riverside Parkway and Diamond Lake Drive (See sign locations / types P1 and
P 7 — next two pages). An existing entrance sign similar to sign P1 is already constructed at
Belmont Ridge Road and Promenade Drive. Sign type P1 is proposed to include the name
and logo of the project as well as changeable panels identifying tenants within the project,
while sign type P7 is proposed to include the project name only. Staff questions the need for
both entrance signs as the information provided is redundant and creates the potential for
visual clutter. The applicant states that sign P1 supports the business uses while sign P7
serves as an architectural entrance feature and focal point, more in the tradition of a
residential community. Staff maintains that one sign at this entrance is sufficient to identify
the mixed-use town center.

LANSDOWNE TOWN
CENTER
(& adjacent residential)
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Excessive amount of building-mounted signage (type UP 5)

Staff continues to have concerns regarding the potential amount of in-line retail center
signage (UP5). The applicant is proposing a maximum 75 square foot aggregate sign area
per building fagade per tenant for the following sign types: (a) one primary building-mounted
sign per fagade (except for rear of building), (b) storefront graphics applied to glass, (c) one
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secondary building-mounted sign per rear fagade, and (d) under canopy or blade sign. In
addition, in-line retail stores may also include awning signage that is not included in the
maximum aggregate sign area (10% of awning area permitted). The sign plan states that the
number of signs per tenant will vary and may include any combination of the above
mentioned sign types. The example provided in the Sign Plan (below) shows a primary
building-mounted sign (a), awning graphics, and an under canopy blade sign (d). All of the
signs provide redundant information and create visual clutter.

The applicant has responded that the proposal allows for the same “tasteful signage that
exists in the adjoining portion of the town center”. Staff understands the proposal was
previously approved in the original main street portion of the town center; however, the
amount of signage has the potential to add visual clutter in this lower-intensity, live / work
area. Staff has recommended the following change to the CSP: the number of in-line retail
tenant signs shall be limited to a maximum of two signs per facade.

Excessive number of light-pole banners (type P5.1)

Banners mounted on light poles with graphics on both sides are proposed within the
development. In accordance with Section 5-1202(A)(3) banners are permitted as long as
they are not visible from public roads. The applicant is proposing up to two banners per light
pole (14 light poles) for a total of 28 banners. The banners may be changed to provide
seasonal decoration and are not intended to provide tenant / user names or advertising, but
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may include the project name and logo. Banners have the potential to detract from the
relationship between the street, buildings and landscape within a community and could
contribute to visual clutter. The number of banners should be reduced. (Staff notes that the
applicant has been requested to remove the existing banners located along Belmont Ridge
Road (adjacent to the town center entrance at Promenade Drive) due to their visibility from
public roads and inconsistency with ZMOD 2006-0004.)
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ZONING

The applicant is requesting modifications to the sign regulations pursuant to Sections 5-
1202(E), 6-1504, and 6-511(B)(6) of the Revised 1993 Zoning Ordinance to develop a
Comprehensive Sign Plan for a 3.5 acre portion of the Lansdowne Town Center.
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In accordance with Section 5-1204(A) — Sign Requirements Matrix Contents — Signs shall be
permitted in accordance with the Sign Requirements Matrix set forth in Section 5-1204(D)
which governs the following: 1) maximum aggregate sign area; 2) maximum number of signs;
3) maximum area of any one sign; 4) illumination permitted; 5) height; 6) sign type permitted
(freestanding or building mounted); and 7) other additional requirements. The applicant is
requesting to modify specific elements of the Sign Requirements Matrix (see the Lansdowne
Town Center Comprehensive Sign Plan - Phase 2 Matrix page 2A through 2E for each specific
request). Staff has identified outstanding issues related to the following issues:

Pedestrian Directories (type P3)

The applicant is proposing two pedestrian directories as depicted below:
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The Revised 1993 Zoning Ordinance does not permit pedestrian directories at the present
time. Staff notes that the Board of Supervisors will be considering an intent to amend certain
aspects related to commercial signs in September. The request for a pedestrian directory
should be removed from the CSP. Should the Ordinance be changed to include directories in
the future, the applicant will be able to request a sign permit at that time.

Business Location Signs e P2

The applicant is proposing two business location signs as depicted on the following page. As
defined in the Revised 1993 Zoning Ordinance, directional signs are intended to provide
directions to specific types of uses on a site. Advertising, such as specific tenant names, is
prohibited on directional signs. The sign regulations specify a maximum height of three (3)
feet and a maximum sign area of four (4) square feet for directional signs. The applicant’s
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current proposal (as depicted below) is excessive in area and height and does not meet the
definition of a directional sign (specific tenant names listed).

8-5 1/2"

A Tenant Name

A Tenant Name

2 Office Center
2 Parking

80"

Additional Graphics

Staff has requested an additional graphic to be included in the sign plan that combines the
front elevation views depicted on page 16 with the views on page 19 in order to see all of the
proposed signage for a facade. The example below shows only the in-line ground floor signs
(type UP5). The example on the next page depicts only the above ground floor level tenants.

== e

Mt HMM M

IN-LINE GROUND FLOOR SIGNS
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—Top Level
Residential

ZONING ORDINANCE CRITERIA FOR APPROVAL

Section 6-1310 states “... (i)in considering a special exception application, the following
factors shall be given reasonable consideration, to the extent applicable, in addition to any
other standards imposed by this Ordinance ...”

(A)

(B)

©)

(D)

Whether the proposed special exception is consistent with the Comprehensive
Plan.

The subject site is currently being developed as a town center for the Lansdowne
community. The applicant has requested a CSP for the 3.5 acre live/work portion
of the town center.

Whether the proposed special exception will adequately provide for safety from
fire hazards and have effective measures of fire control.

Not applicable.

Whether the level and impact of any noise emanating from the site, including that
generated by the proposed use, negatively impacts the uses in the immediate
area.

Not applicable.

Whether the glare or light that may be generated by the proposed use negatively
impacts uses in the immediate area.

The Lansdowne Town Center Comprehensive Sign Plan — Phase 2, contains
signage that is internally and externally illuminated. External lighting will illuminate
the surface of the sign with no spillage onto adjacent properties or roadways (see
recommended condition 6).
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(E)

(F)

(G)

(H)

(1)

()

(K)

(L)

Whether the proposed use is compatible with other existing or proposed uses in
the neighborhood, and adjacent parcels.

Staff maintains that the proposed size and number of certain signs and banners
are too intense for the live/work area.

Whether sufficient existing or proposed landscaping, screening and buffering on
the site and in the neighborhood to adequately screen surrounding uses.

Proposed landscaping for freestanding signs are contained within the proposed sign
plan. Staff has recommended a condition that requires the maintenance of all
landscaping at the base of the sign.
Whether the proposed special exception will result in the preservation of any
topographic or physical, natural, scenic, archaeological or historic feature of
significant importance.
Not applicable.

Whether the proposed special exception will damage existing animal habitat,
vegetation, water quality (including groundwater) or air quality.

Not applicable.

Whether the proposed special exception at the specified location will contribute to
or promote the welfare or convenience of the public.

The proposed signs will help guide vehicular and pedestrian traffic to specific
destinations within the Lansdowne Town Center.

Whether the traffic expected to be generated by the proposed use will be
adequately and safely served by roads, pedestrian connections and other
transportation services.

Not applicable.

Whether, in the case of existing structures proposed to be converted to uses
requiring a special exception, the structures meet all code requirements of
Loudoun County.

Not applicable.

Whether the proposed special exception will be served adequately by essential
public facilities and services.

Not applicable.
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M)

(N)

©)

(P)

Q)

(R)

(S)

(T)

Standard

Analysis

The effect of the proposed special exception on groundwater supply.
Not applicable.

Whether the proposed use will affect the structural capacity of the soils.
Not applicable.

Whether the proposed use will negatively impact orderly and safe road
development and transportation.

Not applicable.

Whether the proposed special exception use will provide desirable employment
and enlarge the tax base by encouraging economic development activities
consistent with the Comprehensive Plan.

Additional offices and retail stores will provide employment.

Whether the proposed special exception considers the needs of agriculture,
industry, and businesses in future growth.

Not applicable.
Whether adequate on and off-site infrastructure is available.
Not applicable.

Any anticipated odors which may be generated by the uses on site, and which
may negatively impact adjacent uses.

Not applicable.

Whether the proposed special exception uses sufficient measure to mitigate the
impact of construction traffic on existing neighborhoods and school areas.

Not applicable.

The proposed location, lighting, and types of signs in relation to the proposed use,
uses in the area, and the sign requirements of this Ordinance.

The proposal provides a comprehensive sign plan for a portion of the Lansdowne
Town Center. Staff has cited concerns regarding proposed sign types that are
not permitted in the Ordinance, excessive numbers of entrance signs and light-
pole banners, and directional signs that far exceed Ordinance requirements.
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VI. ATTACHMENTS PAGE
NUMBER

1. Review Agency Comments

a. _Planning, Comprehensive Planning (2/27/09, 11/25/08, ) A-1

b. Building and Develoement, Zoning Administration 55/1 9/09, 2/25/09, 11/24/082 A-16

——————

2. Disclosure of Real Parties in Interest A-25
3. Applicant’s Statement of Justification A-45
4. Applicant’s Response to Referral Comments A-51
5. Comprehensive Sign Plan attached

VIl. MATRIX - PREVIOUSLY APPROVED COMPREHENSIVE SIGN PLANS

Attached is a matrix table that compares this application with recently approved comprehensive
sign plans/packages. The approved sign packages are noted as being subject to the 1972 or
Revised 1993 Zoning Ordinances.
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